
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for June 8, 2005 PLANNING COMMISSION MEETING

PROJECT #: Crossbridge Preliminary Plat #05011

PROPOSAL: To incorporate an existing outlot from the King Ridge Use Permit area
into the existing Crossbridge Preliminary Plat area and to request a right
in, right out access to the property from N. 27th Street with waivers to
storm water detention and cul-de-sac radius.

LOCATION: East of N. 27th Street, south of Fletcher Avenue.

WAIVER REQUEST:
Storm water detention
Cul-de-sac radius

LAND AREA: 7 acres, more or less.

CONCLUSION: Incorporation of this area is in conformance with the Comprehensive
Plan, Zoning and Subdivision Ordinances and the waivers are justified.  However the request
for direct access to N. 27th Street is contrary to the purpose of an urban principal arterial and
not in conformance with the Comprehensive Plan.

RECOMMENDATION:  Conditional Approval
Waivers:
Storm water detention Approval
Cul-de-sac radius Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached.

EXISTING ZONING: B-2, Planned Neighborhood Business, H-3, Highway
Commercial.

EXISTING LAND USE:  Undeveloped.

SURROUNDING LAND USE AND ZONING:  
North: undeveloped H-3, Highway Commercial
South: undeveloped B-2, Planned Neighborhood Commercial
East: undeveloped R-3, Residential
West: undeveloped R-3, Residential
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ASSOCIATED APPLICATIONS: Change of Zone #05039 from B-2 to H-3

COMPREHENSIVE PLAN SPECIFICATIONS: 
F-25 This area is shown as Commercial.

F-86 Four principles guide Lincoln and Lancaster County’s transportation planning:

• A Connected City. In Lincoln and Lancaster County, the unifying qualities of transportation will be
emphasized. The transportation network will sustain the One Community concept by linking
neighborhoods together. Neighborhoods, activity and employment centers, rural communities, and
open lands will be connected by a continuous network of public ways.

• A Balanced Transportation System. Transportation planning in Lincoln will be guided by the
principle of balancing needs and expectations. It will recognize that transportation is a means to
the goal of a unified, liveable, and economically strong community, and not an end in itself. Thus,
the system will effectively move people and goods around the community, while minimizing impacts
on established neighborhoods and investments. The concept of balance also applies to methods of
transportation. While the system must function well for motor vehicles, it should also establish
public transportation, bicycling, and walking as realistic alternatives now and in the future.

• Transportation as a Formative System. Transportation and land use are linked systems. The land
use plan, which includes projections of future development, determines the character of the
transportation plan. On the other hand, transportation has a major impact on the form of the City.
Lincoln and Lancaster County will use major road projects to reinforce desirable development
patterns. 

• Planning as a Process. Transportation planning is a dynamic process, responding to such factors
as community growth, development directions, and social and lifestyle changes. Therefore, the
Comprehensive Plan should also establish an ongoing process that responds to these changes.

F-89 Pedestrian level of service factors include:
• Continuity - The sidewalk system should be complete and without gaps. The pedestrian

network in shopping centers should be integrated with adjacent activities.
• Security - Pedestrians should be visible to motorists and other pedestrians. Pedestrians

should be separated from motorists and bicyclists. Adequate lighting should be provided.
• Visual Interest - Pedestrians enjoy a visually appealing environment. Street lighting,

fountains, and benches should match the local architecture. Pedestrian amenities should
include landscaped parkways with street trees between the street and sidewalk.

• Directness - Pedestrians should be able to walk in a direct path to destinations like transit
stops, schools, parks, and commercial and mixed-use activity centers. Directness is the
ratio of actual distance along a sidewalk or pathway divided by the minimum distance the
trip would take on a grid system.

• Street Crossing - Street crossings should feel safe and comfortable. Factors to consider
are number of lanes to cross, traffic volumes, turning movements, speed of traffic, signal
indication, curb radius, crosswalks, lighting, raised medians, visibility, curb ramps,
pedestrian buttons and convenience.

F-102 Principal Arterials: This functional class of street serves the major portion of through-traffic
entering and leaving the urban area and is designed to carry the highest traffic volumes. These
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serve intra-area traffic such as between the CBD and outlying residential areas and traffic between
major inner-city communities or suburban centers. Included in this class are fully controlled access
facilities and partially controlled access facilities. The principal arterial system is stratified into the
following two subsystems:

Other Principal Arterials: This functional class of street serves the major portion of
intercommunity and intracommunity traffic movement within the urban area and is designed to carry
high traffic volumes. For other principal arterials, the concept of service to abutting land is
subordinate to serving major traffic movements. Facilities within this classification are capable of
providing direct access to adjacent land but such service is to be incidental to the primary
functional responsibility of moving traffic within this system.

F-121 Any studies or recommendations for congestion mitigation must address as a minimum the
impacts on the following:

• established neighborhoods
• homes and businesses
• pedestrian and bicycle safety
• public and private trees
• property values of the surrounding area
• access to adjacent properties
• cost of ROW and of purchasing properties
• traffic noise
• accident rates
• budgetary constraints

HISTORY:  
On April 14, 2004 Planning Commission approved Crossbrige Preliminary Plat #04010.

On June 25, 2001 City Council approved King Ridge Use Permit 103B.

On February 22, 1999 City Council approved King Ridge Use Permit 103A.

On November 16, 1998 City Council approved Change of Zone #3153 from R-3,
Residential to H-3, Highway Commercial.

On February 17, 1998 City Council approved King Ridge Use Permit #103. 

During the 1979 zoning update Zoning changed from A-A, Rural and Public Use to R-3,
Residential.

UTILITIES:  
Water is provided from the existing public main in N. 27th Street, sanitary sewer is
provided from the existing sanitary sewer line in the northeast of this subdivision.  
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TRAFFIC ANALYSIS:  
N. 27th Street is classified as an Urban Principal Arterial and Crossbridge Road is
classified as a local road (F-103).  The preliminary plat to the south showed a road
extending to provide access for this property.  That road is not built and does not show
signs of being constructed in the near future.  The Public Works and Utilities Department
indicated that the proposed lot for a church may use the existing asphalt drive.  If the
developer desires to plat the other two lots, the public roadway must be installed, including
the private roadway to the south of this plat.

The Trails and Bicycle Facilities Plan (F-95) indicates a trail near this property from the
east extending west to N. 27th Street.

REGIONAL ISSUES: N. 27th Street is a major street.  Controlled access is essential to
the function of this major arterial.  Additional direct access points will reduce the
functionality of this street.  Access rights were purchased to prevent any additional direct
access points.  Access was previously provided to this and other surrounding lots through
an internal private roadway system.  Granting another direct access to N. 27th Street will
cause more  property owners to seek approval from the city.  The Public Works and
Utilities Department strongly opposes approving this access point.

ANALYSIS:

• This is a request to incorporate additional land into a preliminary plat and to
establish a direct access from this plat to N. 27th Street.

• The applicant requested three waivers, however, the request to waive the location
of the sidewalk is not necessary.  The remaining two waivers were granted with the
previous preliminary plat.  City staff recommended approval of the waivers for the
previous plat and recommends approval to this request.  The waivers to stormwater
detention and turnaround radius are acceptable to Public Works and Utilities
Department.  The turnaround radius does not appear to be necessary because of
the large public access easement (which will be paved).  Public Works and Utilities
Department indicated that storm water detention is not needed because of the
proximity to the Salt Creek flood plain. 

• The request for direct access to N. 27th Street is not in conformance with the
Comprehensive Plan and the Public Works and Utilities Department recommends
denial of this request.  The Public Works and Utilities Department had several
comments in their attached memo.

• The Watershed Management section of the Public Works and Utilities Department
had several comments in their attached memos.
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• The Lincoln Electric System requests additional utility easements.

• The Lincoln Lancaster County Health Department had several advisory comments
as indicated in their attached memo.

• The Lincoln Fire and Rescue Department indicated a lack of fire facilities in the
area which may cause longer response times.

• Sidewalks along N. 27th Street should be shown on the site plan.  Pedestrian
circulation between Lot 1 and Lot 3 should be facilitated with the addition of a
sidewalk through the parking lot. 

• Since the City staff finds the waivers are justified the Planning Commission has the
authority to grant the waivers.

CONDITIONS OF APPROVAL:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans and 6 copies to the Planning Department office, the preliminary plat will
be signed by the Chair of the Planning Commission certifying approval:  (NOTE: 
These documents and plans are required by ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1.1 No direct vehicular access to N. 27th Street from this plat.

1.1.2 Utility easements to the satisfaction of the L.E.S.

1.1.3 Revisions to the satisfaction of the Public Works and Utilities
Department. 

1.1.4 Revisions to the satisfaction of the Watershed Management section
of the Public Works and Utilities Department. 

1.1.5 Sidewalks along N. 27th Street.

1.1.6 A sidewalk from N. 27th Street along the south side of Outlot B to the
sidewalk along the ease side of the Outlot to the satisfaction of the
Planning Department.

2. The City Council approves associated request:
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2.1 Change of Zone 05039

General:

3. Final Plats will be approved by the Planning Director after:

3.1 The sidewalks, streets, drainage facilities, street lighting, landscape
screens, street trees, temporary turnarounds and barricades, and street
name signs have been completed or the subdivider has submitted a bond or
an escrow of security agreement to guarantee their completion.

3.2 The private roadway is completed between this preliminary plat and
Enterprise Drive access to N. 27th Street.

3.3 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

3.3.1 to complete the paving of Crossbrige Road shown on the final plat
within two (2) years following the approval of this final plat.

3.3.2 to complete the installation of sidewalks along both sides of
Crossbridge Road and along the east side of N. 27th Street as shown
on the final plat within four (4) years following the approval of this final
plat.

  
3.3.3 to complete the public water distribution system to serve this plat

within two (2) years following the approval of this final plat. 

3.3.4 to complete the public wastewater collection system to serve this plat
within two (2) years following the approval of this final plat.

3.3.5 to complete the enclosed private drainage facilities shown on the
approved drainage study to serve this plat within two (2) years
following the approval of this final plat.

3.3.6 to complete the installation of private street lights along Crossbridge
Road  within this plat within two (2) years following the approval of this
final plat.  

3.3.7 to complete the planting of the street trees along Crossbridge Road
and along the east side of N. 27th Street within this plat within four (4)
years following the approval of this final plat.
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3.3.8 to complete the installation of the street name signs within two (2)
years following the approval of this final plat.

3.3.9 to complete the installation of the permanent markers prior to
construction on or conveyance of any lot in the plat. 

3.3.10 to timely complete any other public or private improvement or
facility required by Chapter 26.23 (Development Standards) of
the Land Subdivision Ordinance which have not been waived
but which inadvertently may have been omitted from the above
list of required improvements.

3.3.11 to submit to the Director of Public Works a plan showing
proposed measures to control sedimentation and erosion and
the proposed method to temporarily stabilize all graded land
for approval.

3.3.12 to comply with the provisions of the Land Preparation and
Grading requirements of the Land Subdivision Ordinance.

3.3.13 to complete the public and private improvements shown on the
preliminary plat

3.3.14 to maintain the outlots and private improvements on a
permanent and continuous basis.

3.3.15 to maintain the street trees along the private roadways on a
permanent and continuous basis.

3.3.16 to maintain and supervise the private facilities which have
common use or benefit on a permanent and continuous basis,
and to recognize that there may be additional maintenance
issues or costs associated with providing for the proper
functioning of storm water detention/retention facilities as they
were designed and constructed within the development.

3.3.17 to retain ownership of and the right of entry to the outlots in
order to perform the above-described maintenance of the
outlots and private improvements on a permanent and
continuous basis.  However, Owner(s) may be relieved and
discharged of such maintenance obligations upon creating in
writing a permanent and continuous association of property
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owners who would be responsible for said permanent and
continuous maintenance subject to the following conditions:

(1) Owner shall not be relieved of Owner’s maintenance
obligation for each specific private improvement until a
register professional engineer or nurseryman who
supervised the installation of said private improvement
has certified to the City that the improvement has been
installed in accordance with approved plans.

(2) The maintenance agreements are incorporated into
covenants and restrictions in deeds to the subdivided
property and the documents creating the association
and the restrictive covenants have been reviewed and
approved by the City Attorney and filed of record with
the Register of Deeds.

3.3.18 to submit to the lot buyers and builders a copy of the soil
analysis.

3.3.19 to relinquish the right of direct vehicular access from Outlots A
and B to N. 27th Street.

3.4 Administrative amendment to King Ridge Use Permit #103B is completed
to remove this portion of the property from the use permit legal description
and site plan drawing.

4 The waiver to the design standards to storm water detention and cul-de-sac radius
is hereby approved.

Prepared by:

Becky Horner, 441-6373, rhorner@lincoln.ne.gov
Planner

DATE: May 17, 2005

APPLICANT & Austin Realty Company
OWNER: 3355 Orwell Street, Suite 100

Lincoln, NE 68516
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CONTACT: Mark Palmer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
(402)474-6311

F:\FILES\PLANNING\PC\PP\05000\PP05011.crossbridge.rdh.wpd
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